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SITE/ GENERAL AREA

General AreaThe 25" Street Station proposed project area is locatétbitth Baltimore

within the Remington and Charles Village neighbati® The site is approximately 14.2
acres which includes rights-of-ways. The propdsaitt development area is 11.5 acres. The
existing zoning is mixed with B-2-3, B-3-3, and M22 The proposed development is not
located within a designated Urban Renewal araaptisvithin a designated Historic District, is
not located within the Chesapeake Bay Critical Aegal is not located within the 100-year
FEMA flood plain. The project site is located witlan Enterprise Zone Focus Area. The
CSX tracks and railroad Right-of-way borders thetgide of the site, Huntingdon and™5
Street border the north side, Maryland Avenue hwrttee east side and®&treet and Sisson
border south side of the site. Howard Street bésie site creating two main development
parcels.

Site ConditionsThe site is a series of parcels in the Remingtwh Charles Village
communities which is currently being used as a G#rMotors/ Honda Dealership,
showroom, car lot, and associated structures dsaweither light industrial uses. General
Motors is closing this location and the Honda desdiip is moving therefore leaving much of
the site vacant.

HISTORY
« CCB #10-0488 establishing ®%t. Station as a Planned Unit Development was
approved by the Planning Commission on August 2020



« Subdivision and Development Plan fof"2Street Station PUD -Lot 001 of Block 3625,
Lots 011 and 013 of Block 3626A, and Lots 001, (@3, 004, and 005 of Block
3626C was approved by the Planning Commission agusi, 5 2010.

» Street Closings for portions of Ware Street & Haerpdvenue were approved by the
Planning Commission on August 5, 2010.

CONFORMITY TO PLANS

This project is consistent with the Baltimore G@igmprehensive Master Plan: LIVE Section,
Goal 1, Objective 1: Expand Housing Choice folRdkidents, Goal 1, Objective 5: Increase
the City’s Population by 10,000 Households in 6rgeand PLAY Section, Goal 2, Objective
2: Promote Unique Retail Venues as Shopping andigtdDestinations. The 25Street
Station development plan calls for approximatelyBdQresidential units mixed with 337,568
square feet of mixed sized retail.

ANALYSIS

The 29" Street Station project is to be developed and dviayeWV Urban Developments,

LLC. Itis a mixed use, residential and commerd&telopment project with a variety of
potential commercial uses. The development plecates space for modified large box
retailers, mid-sized retailers, and smaller, neoqghbod commercial spaces. Parking structures
consolidate the required parking fields near antliwibuildings. The development is planned
to be constructed in one phase.

There have been a few minor changes to buildirapgements within one of the parcels along
with minor changes to the parking numbers and sgigertages. Because the subject property
is within a PUD, the Planning Commission must fagprove the minor amendment and then
the final design for the new buildings. The appiichas submitted to the Planning
Commission for consideration the updated developiplam, landscape plan, and building
elevation drawings for the project. These plankeng the formal submittal to the Planning
Commission for consideration of the Minor Amendmand Final Design Approval. The
following is staff's review of the applicant’s sulital.

Minor AmendmentThe original development proposal for the southwesner of N. Howard
Street and 25 Street was viewed as one point of the developméete the urban nature of

the project was not reaching its full potentiaheToriginal proposal was to retain the existing
building and add an addition to help bring the dtite closer to the intersection. The desire
from both the City and Community was to have a gayduilding occupy that corner and
create an urban edge at that prominent intersectiimer than a signage tower feature that was
proposed. Further investigation by the Developnbesutn of the existing building and the
construction techniques required to salvage thettre, lead the team to re-evaluate their
proposal and move forward with two new buildingstioat site. One building will be
constructed in the location of the existing stroetand a new retail building will be
constructed at the corner of 2Street and N. Howard Street. With retail frontagethe both
streets and the corner, this new proposal is nmoliee with an urban development and is seen
as an improvement to the pedestrian experience doth of those streets. This change in the
building organization does not increase the ove@ihmercial square footage proposed in the
PUD.
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Site Plan The site plan has been reviewed and approveté$ite Plan Review Committee.
The master plan has been approved by UDARP andetelopment incorporates a variety of
sustainable initiatives within the site plan. T Street Station as a PUD originally called
for retalil floor area of approximately 337,568 seufeet of commercial development and 70-
80 apartment units. The advancement of the demeapnow has approximately 338,099
square feet of retail, 2,000 square feet of offi@ 80 apartment units and approximately
1,027 total parking spaces.

The Development Plan is organized in a manner#tains the existing urban street fabric
where possible and places major and secondarywlah@&ccess points in locations that allow
for visibility and safe traffic movements. The gparcel has 3 main entrances; one off
Howard Street into the main parking field, one &l Street adjacent to the re-designed
existing retail building, and one off of Maryland/é&nue that travels through the proposed
building at grade to lead you into the parking area

The main entrance to the upper level of the westgpis located at the intersection of 25
Street and Huntingdon Avenue. It begins at gramkesdightly ramps up as it becomes
structure for parking below to meet the corneref proposed building. There is a secondary
entrance point west on Huntingdon adjacent to pgeed new retail building. The main
entrance to the lower level retail space on the pacel is located off of 4Street just east

of the intersection of 24Street and Hampden Avenue. There is a secondaegs point near
the intersection of Huntingdon Avenue and' Btreet.

The residential component of the plan is located@Maryland Avenue, above the proposed
retail at street level. The retail envisionedtfog ground level of this building as well as the
remodeled Honda Showroom and the new building aldungtingdon Avenue, is of a smaller,
more neighborhood commercial scale. Additionalkcefspace is also being proposed for the
second level of the remodeled Honda Showroom mgldiThis space will hold offices and a
meeting room that can be utilized by the commugibups and associations.

Building Elevations:
= Al - Upper level, large box retailer

This building, currently proposed for a Walmart|lwe a mix of precast concrete
panels, concrete masonry units (CMU'’s), and brickhis facade of the building has a
branding wall which is composed of a layering afétectural elements of colored
CMU'’s and a custom rain screen which houses tladlees signage. Glass storefront
was introduced at the northeast corner of the mgltb let light into the adjoining staff
and training rooms, as well as at the main entrargeh is to the left of the branding
wall. Two tones of brick help to visually break e large massing of the structure.
The east fagade, also has brick pier and metéktsdtucture which connects the
pedestrian movement through the site to the froot of the building.

Brick wraps onto the north elevation of the buiglinThe scale of this facade is also
broken down with a projecting wall and a mix ofdikrand precast concrete panel.
Additional storefront windows are also includedhis elevation. The northwest and
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southwest fagcades are simple in form using prexastrete panels to tie the upper
retail building to the lower level retail buildingfhe panels sit of a series of columns as
the upper wall projects above the lower wall.

= A2 - Lower level, large box retailer/garage
The structure of this building is connected to A# ibs organization and function are
slightly different. Only portions of this retailidding’s facades are visible from the
public right of way. The western wall of A2, whighcurrently proposed to be a
Lowe’s, will be composed of two tones of CMU toféreak the scale of the elevation
down. The majority of the retail elevation is beland behind the columns of building
A1l with only the southwestern portion wrapping ardto the southern, 4%treet,
facade.

Structured parking is the other component of bogdh2. Although physically
connected to the retail buildings, architecturélig designed to appear as a separate
structure. The majority of this structure is al@ Street with a slight bend into the
development site to meet the retail buildings. ZH& Street facade will be brick and
will have a system of piers and openings into theking fields. There will concrete
base to the piers and a synthetic stucco or extesalation finishing system, EIFS
cornice. There are small portions of storefrorgriclose egress stairs from the garage
near the east end of the building, adjacent towéiécular entrance.

= B1 - Maryland Avenue mixed use building
This building has retail space on the first floathathree levels of apartments above.
The retail level facing Maryland Avenue is composé@MU block with arched
masonry knock-out panels to allow for individuakikers to place additional service,
entrance and storefronts on this elevation asetksiFrom there, brick extends up to
the roof line at the corners and projections witkegular pattern of windows and
pilasters to reduce the visual mass. Betweenanbhetojected facade elements, the top
residential floor is slightly recessed and willdeainted fiber cement board siding.
The cornice will be the EIFS material and the hgppeof will be clad in asphalt
shingles.

Storefront wraps from the east facade around tthreord west facades on the first
floor and the brickwork continues. On the wesafiegwhich is interior to the site and
front the parking field, the base level materighiches to a system of brick piers with
storefront and an EIFS fascia. The upper levelslmia material and patterning to the
east side of the building. This slight changehim base of the building works to
connect the first floor retail of this building tee retail/garage of the adjacent B2
building.

= B2 - 24" Street mid-size box retailers/parking structure
Although physically connected to building B1, thenge in uses within this building
and desire to breakdown the large scale of theldereent have led to a change in the
architectural vocabulary of building B2. In orderexpress its function within the
form of the building, the brick facade will havdgsiters to relate to the adjoining
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mixed use building, but the brick will extend frahre EIFS cornice to the sidewalk
pavement. There are arched details on the eastaand elevations within the brick to
allow for large scale art to be incorporated witthia facade. The upper levels will
have simple punched openings into the structurekingafields. A large loading dock
entrance is located on the south elevation faciffyStreet that will have a rolling
screen/door to enclose the docks once trucks hateeeel. Because of the elevation
change in grade across the site, there was antopygrto incorporate a small retail
component at the southwest corner of the buildiwinty 24' Street and it is expressed
with a simple storefront of glazing. The storefrancontinued to the west elevation
where the corners of the building are expressdutacturally with EIFS panels and
complementing rooflines. The north facade mimiesdround floor of the adjacent B1
building with the use of brick pilasters, EIFS fas@nd storefront where small-mid
size retailers are envisioned. The upper levatsaio punched openings into the
structured parking areas in this location. Nearlitidge connection to B1, the
brickwork is carried up to the cornice line to eegs a single mid-size retail user at the
corner where first level storefront stretches fithi parking lot under the building
bride connection to Maryland Avenue.

» C1 - Retail building fronting Huntingdon Avenue
This building is proposed with simple architectusgng materials that blend
seamlessly with the rest of the development. TteeBont windows are contained
within brick piers and topped with EIFS panel andhice along Huntingdon Avenue.
The building form rounds into the main entrance@with a wall of glass at the first
level and the same EIFS panel and cornice abote.sduth facade, which faces the
large box retail loading area and adjacent parkinljbe a mix of CMU'’s at the first
floor level and EIFS panels above. The west elemathich faces the railroad tracks
and is seen as you approach the site from thewesthdown Huntingdon Avenue is
composed as a continuation of the Huntingdon Avdacgade with brick piers,
storefront at the corner, and EIFS panel and ceraimve.

= C2A — Inner retail building at Howard and 2t.
This building is a single tenant retail buildingoposed to be brick with and EIFS
cornice. There is a simple architectural towetdeaat the northeast corner of the
building within will have storefront and a slighthygher roofline.

» C2B - Retail building at the corner of Howard arf'St.
In order to anchor the corner of Howard Street 28tStreet, this building proposed a
slightly taller tower element at the corner witlickrpiers and an EIFS cornice with
storefront wrapping the east, north, and west ¢lewvs. The large amount of glazing
will help activate this important intersection aadtl to a more pedestrian inclusive
environment. The simple brick and CMU walls widl this building to both C1 and
C2A and create a cohesive development look alofigS2®et as it bends into
Huntingdon Avenue.

= (C3 - Existing showroom building to remain as rétdflce space
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This portion of the existing structure, which isrémain, holds an important corner
within the development. In order to express tlstdny of the site as the Anderson
Automotive facility and celebrate the architectustylle in which the building was built,
the proposal is to repaint the existing buildinghwis existing color scheme. New
storefront and some additional windows will be atitte the new retail uses and a
glass circulation tower is proposed for the soattatle to increase efficiency within the
building as well as create an additional entraraiatgrom the adjacent surface parking
lot into the building.

Forrest Conservation/ Landscape Pl3ite development is required to provide 160 teges5
inch caliper for Forest Conservation and 79.7 isabfecaliper to replace public trees that are
going to be removed for construction (27 treesiacB caliper area acceptable for the public
tree replacement). The development plan propasesdeed this requirement by providing
199 trees. This project will meet applicable stovater regulations and will use a variety of
methods to address water quality and quantitglsth plans to meet or exceed dark sky
compliance throughout the project site with pedastscaled street lighting and full cut-off
parking field lighting.

The major public space is between the GM Showrooilding and the retail/residential
building along Maryland Avenue. The space is desipto interact with the future retail user
of the adjacent building at the corner of'Ztreet and Maryland Avenue, but also includes
ample space for public gathering. Special pavirggs, and bio-retention planted areas offer
aesthetic and storm water benefits to the project.

Flanking both sides of the entrance drive are lat@eed tree planters. Because this area is
part of the ramp up to structured parking beloeesrneed to be in planters to sustain life. On
the east side of the entrance ramp, the structilirbevdesigned to incorporate a planting area
that will appear to be at grade, but will techriicéle structured. All of the bump-outs in this
area are also planted. The planting scheme thoadghe development it to use native
Maryland plants and grasses, not to include twaégr The trees in planters continue along the
north and eastern facades of the upper level fetédding as well as within the top level of the
parking structure. Where feasible, additional prejbeds are incorporated into the top level
of the parking structure.

Street trees are included along the perimetereoPiiD area as well as infill and key locations
across the streets within the communities. Easd it will be 6'x10’ which allows ample

room for the trees to mature into large shade tr@é parking field on the east parcel is
designed to have stormwater bio-swales betweenagalehof parking reducing the heat island
effect, allowing stormwater capture, and visuallgdking up the asphalt parking lot. Plantings
and a low wall along Howard Street will screenplaeking area. The landscape treatment
along the southern facade of the structured parinthe west parcel will also screen the
garage and allow stormwater capture on site. Thar2a will be planted with a double allee

of alternating trees with the pedestrian walkwayated between them and away from the curb.

The south side of Ustreet will also be treated with a planting stith street trees and the
trees and a wall extend up Sisson Street to atltetoverall streetscaping and also to shield
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the view down into the loading area. The wall hasn designed with community input to
incorporate as much of the stone from the existimpel building as feasible. The entrance
piece of the wall into the lower level of the lamggailer space is proposed to be stone with
mesh at the top in order to break up the massirigeofvall. As the wall turns the corner and
continues up Sisson street, the design incorpotlgestone into Piers that are connected with
brick that has an arch relief pattern. Plant mialté proposed to add visual interest and vines
will be permitted to climb on the wall.

Sustainability The applicant will meet or exceed the Baltim@ity Green Building standards
for this project. The development team is pursuimegfollowing strategies:

Incorporating vegetated bump-outs to reduce impessareas and provide traffic
calming.

Providing tree lined and pedestrian friendly sseeith bike paths and convenient
connections to mass transit to encourage altemativdes of transportation.
Proposing native and water efficient landscaping.

Utilizing recycled materials in infrastructure sumhrecycled concrete for road and
sidewalk aggregate sub-base and incorporating lestyaineral admixtures in concrete
storm drain piping.

Incorporating Environmental Site Design elementefiicate natural hydrology such
as disconnection of impervious runoff and microlstao-retention facilities.
Incorporating green roofs where feasible on stmestu

In addition to providing adequate facilities andim@nance for tenant and customer
waste and recycling, the project will transform endilized land adjacent to a railroad
track, replace the existing fencing with more effexand attractive fencing and
maintain it.

The project proposes extensive public improvemadijacent to the project. The
developer is expecting to use the project’s ventiodean the public right-of-way in
these areas. The project proposes to close andwephe beds of Ware Street and
Hampden Avenue within the projects boundary, imprgwand maintaining both.

The project proposes to quickly redevelop a sitelvis a soon-to-be-shuttered
automotive dealership in addition to the railroadperty described above. It will
avoid having a vacant lot and will provide a depehent with social and
environmental benefits.

Extensive pedestrian improvements (new sidewatksetscaping, street furniture,
pedestrian-scaled lighting, etc.) are providednooeirage pedestrian activity and
reduce dependence of nearby residents’ use oitioenabile and lower emissions.
The project proposes extensive tree planting agréen roof of more than 1 acre in
addition to energy efficient systems in the buiggirwhich will help improve
Baltimore’s overall air quality.

The project’s proposed stormwater management sgstglnmprove water quality
that presently drains from the site, untreatea, giorm drain facilities and discharges
into the Inner Harbor.

The site had been entered into the Maryland Volyr@dean Up Program and will be
remediated and capped as required.
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= The project proposes 70-80 newly constructed resmledwellings, in addition to the
redevelopment of two existing buildings on siteheexisting buildings will be
completely rehabilitated.

= The project will incorporate the use of high eneefficient systems as well as efficient
building envelops which will help reduce Baltim@saverall energy use.

» The project will incorporate the use of low flow t@afixtures to reduce the use of
potable water to reduce Baltimore’s water use diera

» In addition to recycling during the demolition pkeaplanned major tenants in the
project have operational and supply-chain progremmeduce waste.

» Recycled and reclaimed materials will be incorpedanto the design to conserve
resources. Recycling opportunities and locatioitishe provided on site and in
buildings to maximize reuse and recycling of maisri

» The project proposes to plant approximately 198stra significant increase to the 38
trees presently on the site or along the adjoipungjic sidewalks. This effort supports
the goal to double Baltimore’s tree canopy by 2037.

»= One of the project’s planned, major tenants hagldeed a program to bring fresh,
local produce into their stores to help establishtiBiore as a leader in sustainable,
local food systems.

» The project proposes extensive plantings, includidgacre green roof, and will utilize
native plants to help protect Baltimore’s ecologg diodiversity.

» The developer has met with and requested the aissesbf State legislators to improve
transit services near the project to improve pulbfiosportation services to the site.

» The project proposes bike lanes on streets adjaoéene site and will provide bike
racks and enhanced pedestrian facilities to makiniae more bicycle and pedestrian
friendly.

» The project’s PUD proposes language to allow fé? Zars, or the like, to be parked on
site to facilitate shared vehicle usage.

» The project expects to be one of the first projegisroved under the new Baltimore
City Green Buildings Standards. Also, the projesd garnered attention for a
‘stacked’ large footprint retailer concept in kagpiwith Smart Growth principles.

» The project proposes the use of local small busaseduring the construction and
operations phases.

» Raise Baltimore’s profile as a forward thinkingegn City- As described above, the
project proposes a ‘stacked’ building for two lafgetprint retailers, a relatively new
and under-utilized program that can work for caaised, urban in-fill sites.

To meet the Baltimore City Sustainability Plan Godfalr an environmentally
responsible project, the Commission on Sustairtgliifs found that development plan
addresses the following:

o Cleanliness Goal 3: Transform vacant lots fromilitiss to assets that provide
social and environmental benefits;
= Strategy D: Return abandoned properties to prodeictse
o Pollution Prevention Goal 2: Improve Baltimore’s quality and eliminate
Code Red days;
0 Resource Conservation Goal 4. Maximize reuse arytlieg of materials;
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= Strategy D: Preserve, reuse, and recycle buildamgsrelated materials
0 Greening Goal 1: Double Baltimore’s Tree Canopy0$7;
= Strategy F: Identify and pursue opportunities fareasing trees planted
on private property
= Strategy G: Increase tree plantings in sidewallegjiems, and other
public right of ways
o Green Economy Goal 2: Make Baltimore a center fiege@® Business
= Strategy C: Encourage construction industry to“gseen” building
practices
o Green Economy Goal 4: Raise Baltimore’s profil@adsrward thinking, green
city
= Strategy D: Support innovative and pilot projeatd gechnologies

SignageA complete sighage package has been submitteceaieived by UDARP and Staff.
The package allows for a variety of signage toespond to the multiple size retailers and
future tenants. The package also provides a m&ingithe location of and types of signs per
location throughout the PUD development area. Sajong the western walls of buildings C1
and Al and at the 34Street entrance of A2 shall not be illuminatedusen the hours of

12am and 6am as they are the most adjacent txigteng residential buildings.

NOTIFICATIONS

The following groups were notified of these actioGbarles Village Civic Association,
Charles Village Community Benefits District, Graadttomewood Corporation, Inc, Peabody
Heights Resident Homeowners Alliance, Inc., Old Gwmr Business Alliance, Remington
Neighborhood Alliance, Station North Arts & Entent@ent District, Old Goucher Community
Association, Inc., Greater Remington Neighborhosddtiation, Historic Greater Fawcett
Community Association, Medfield Community Assoaiatji Hampden Community Council,
Central Baltimore Partnership, and relevant Citgrames.

Thomas J. Stosur
Director
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